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A. INTRODUCTIO N

The Land Use Elemers$ a long range guide to the physical developmenthefCity and its urban growth area. It
translates theCity vision into a physical pladescribingwhere and how to develop, redevelop and preséhe city

through general landse designationsLand use designations provide residents and property owners predictability about
the nature of land ugdanned inSnoqualmiehelpingguide future land usgevelopment applications.

Goal 3:

A balancedmix and arrangement of landuses hata d vanc e

t he

economic development, sustainability, community distinctiverass$active,healthy living.

Cityods vi

S |

The Growth Management ActGMA; RCW 36.70A.070) requires that the Land Use Element of the City's
Comprehensive Planclude a plan, schen@ design for each of the following:

1 The proposed general location and extenfaofl uses, where appropriate, for agriculture, timber production,
housing, commerce, industry, recreation, open spaces, public uslliteslities, and ¢her uses;

=A =4 =8 =4

Puget Sond.

Population densities, building intensities, dntlire population growth estimates;

Protection of the quality and quantity of ground waised for public water supplies;

Urban planning approach#sat promote physical activifper ESSB 5186assed in 2005 and
Review of drainage, floodingnd storm water rupff in the area and nearby jurisdictiorad guidance for
corrective actions to mitigate or cleanse dischatiggispollutewaters of the state, includingaters entering the

GMA alsorequires adjacent jurisdictions to cooperateamprehensive plan development, amprehensive plans are

to be coordinated and consistent with those of adjacent jurisdictions and with the countywide planning policies.

B. DRIVING FACTORS

All Comprehensive Plan elements are interconnected, which means that the issues underlying one element often overlap
with other elements as well. For Land Use, issues frequently affecting housing and economic development aso apply.
primary driver for land Use planning is the suitability of land for different Comprehensive Plan goals, namely job
generation for job&ousing balance, as well as the provision of goods and services.

Jobshousing balancgeor the attempt to match jobs and housing withi
City limits in quantitative and quaditive terms, is a primary concern fc
land use planningt is alsodiscussed irsections H & | of theeconomic
Development andHousingelementsJobsHousing balance requires the
estimated employmertypes and jobgeneation from land designations
will sufficiently balane projected residential growtim turn requiring
diversehousing to accommodate different family types.

The suitability of land for developing retail, institutional and servi
related uses taccommaatepopulationprojectionsis also a key concerr,
for land use planningOne issue fothe Cityis that there is not enougl
suitable land to meet curreand future population needespecially for
retail uses According to the 2011 Urban Growth Area amss by
CollinsWoerman, he City currently leaks an estimated 73% of
residentsd retail s p e rcapiurmgeventwo-
thirds of the citybds future re
acres suitable foretail While appoximately 9.8 existing acres in th
City and its UGA could be suitable for retail conversion, an additic
25.3 acres would still beequired to accommodate projected 203
demand

A Broad Range of Uses

In 2009 under SHB 1825, the St
legislature amended the Grow
ManagemeniAct RCW 36.70A.110 tc
require that eac
area(UGA) include sufficient area fa
the broad range of useeeded to serv
the projected population. The Fir
Bill Report noted the following fo
Comprehensive Plan amendments:

ASuch amendment ¢
sufficient land capacity ti
accommodate medical, governmen
educational, institutional, commercie
andindustial facilities related to suct
growth, when appropriate undethe
circumstances existing withinthe
planning jurisdic¢
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A complication to Land Use suitability, and many land uses in the Hidbanentown, is the extensive flood plain and
flood way area in the Cityas well as water rights; both of these togind theirLand Use impacts amiscussed in this
element.

C. LAND USE OVERVIEW

The city isapproximately 4,750 acres in size with rolygsi78 acres remaining in the urban growth area (UGA). Due to
constraints from wetlands, steep slopes, streams and ditéters, there are 960 developable andegelopable acres
remaining in the City and its current designated U@pproximately 7% ofthis area is considered -developable;

about a third of this land is planned commercial industrial area, while another 40% is designated for various residential
usesTable 3.1 summazesCity and UGAacreages; Table 3.2 gives land use designatiosage

Table 71
URBAN GROWTH AREA ACREAGE

ACRES
Total Developed* | Constrained | Developable| ROW Other
City of Snoqualmie 4,750 1,056 2,958 327 401 8.5
Urban Growth Expansion Area 878 421 116 267 66 8.5
Total 5,628 1,477 3,074 594 467 17

*INnTable7 1, fADevel opedodo includes t hedrpdevelopablesrontih TakleZibdloivBevelopable b ¢
includes floodplain and unconstrained developable properties.

Table 72
DEVELOPABLE LAND BY LAND USE DESIGNATION
Land Use Total | Developed Sensitive Re-developable | Vacant FldplIn. Vacant ROW/ Total
Designation Acres Acres Undevelopable| (Occupied) Developable | Developable| Other | Developable &
Re-developable
Single Fam.Res. 173 18 25 87 0 43 } 130
Constrained Res. 637 299 221 38 39 41 - 118
Planned Res. 189 56 4 33 0 96 - 129
Commercial 37 32 1 4 1 0 : 5
Office Park 148 69 6 20 0 54 - 74
Mixed Use 2,046 563 1,167 64 0 253 - 316
Open Space/Parl] 1,482 52 1,430 0 0 0 - -
Utility Park 136 3 133 0 0 0 - -
Plan. Comm/Ind 276 0 83 126 34 33 - 192
Resource Extract| 19 15 5 0 0 0 B -
(ROW/Other) 484 - - - - - 484 -
Grand Total 5,627 1,104 3,074 371 74 520 484 965

Totals may differ between tables due to fracti@ligetext indicates land area with developmantl redevelopmenpotential. The location of
land use designains are identifid in Figures 7.3 through 7.6

C.1 GROWTH MANAGEMENT BACKGROUND

The Growth Management Aaequiresparticipating counties to establish househad employmengrowth targetsor
each city, representingpe minimum number of householdad jobsa city must accommodati its 20-year planning
period. Cities demonstraterough the Buildable Lls Progranthat they have sufficient land in their Urban Growth
Areas to accommoda thetarget. In 2009the King County Growth Management Riging Council(GMPC) updated
municipal targets establishinga target of 1,615 minimum housingunits and 1,050 gbs that Snoqualmiemust
demonstrate it caaccommodate by 2031

Snoqualmie 2032: Snoqualmie Comprehensive Plan. Updated 2014
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To demonstrate compliance via tBeildable Lands Prograna,City couns the developable and-gevelopable acreage
within the City andUGA, makes deductions for sensitive areas and theiffdng, and public usessuch as roag] utility
right-of-waysand parks. The quantity afzailableland designatedvithin each districts then assigned assumiedusing

densitiesor employment ratio® calculate the total number of housing uaitsl jobs lhatmaybe accommodated.

While the City of Snoqualmie conducted a Buildable Lands anabfsis
residentialland usesfor its own planning purposesdelLand UseTables
7.1 through 7.6), that analysids unnecessaryo demonstratecapacity to
meetthe housingtarget. Snoqualmie Riégll, while approved in 2004, did
not begin selling homes until 2001s trajectoryof 1,850 t02,150 homes
will more than accommodate the City housing target.

Snoqualmie has grown tremendously in the fiisen yearsprimarily due
to the Snoqualmie Ridge developnmenBetween 1960 and 1995, the Cit
grew an average of 11 persons a year, but the 1996 population of
when Snoqualmie Ridgehomes started sellirfgas sinceswelled to a 2010
census population of 10,67The latest Office of Financial Managemel|
(OFM) April 1, 2013City population estimate is 11,700 persons.

C.2 2032 GROWTH TARGETS AND CAPACITY

As the City population has not grovet astead rateover the last 20 years
and because thgp to 2,150homesto be built in Snoqualmie Riddé via
development agreementsill i by itself i outstrip city GMPC growth
targets it would not make sense &stimate the 2032 cityopulation based
on growth ratesor assigned housing targetBlanning that ignores the
ggowth implied by Snoqual mie Ric¢c
Growth Area development capagitywould be irresponsible to the
development realities of the Cityespeciallygiven its existing, executed
in-progress development agreements

To planreasonably and responsibignd consistent with its developmen
agreements,the city hasdetermind Snoqual mi e 6 s-yeae
population based omouseha capacity as shown in Table Z3The
middle population estimate is used throughout this documen

Table 73

Population Counts

Snoqualmie challenged the 20
Census when population reports ¢
not align with recent building trend
The City contracted with Calm Riwv¢
Demographics for a special cens
that showed 2,345 persons inef
City, which the Office of Financie
Management (OFM) certified as tl
City population in 2001.

Housing & Jobs Targets

The 20062031 GMPC targets fc
Snoqualmie are 1,615 new housi
units, and 1,050 new job&ssuming
2.53.0 persons per household, t
implies a population gain of betwe:
4,037 to 4,845 persons to the 2C
City population.

Cities must demonstrate capacity
meet GMPC targets though a tar
does not represent a ceiling. TI
was noted in theduly 15, 200¢
presentation A Ki ng Col
and Employment Growth Targel
200612031 Pl anni nc
King County Growth Manageme!
Planning Council.

2022 & 2032 PROJECTED POPULATION

Interim Year 2022 Total Year 202
Low Middle High Low Middle High
20102032 Bst. Population Gin | 3,256 3,554 3,554 4,012| 4,882 5171
2010 Casus Base épulation 10,670
Total Population 13926 14224 | 14224 | 14882| 15552 | 15841

See Table B for all population projection assumptions.

Like the Population Growth Target, Counties planning uralélA must
establish employment growth targets for each city, representing
minimum number of new jobshe city must accommodate witHand
designatios in the 20year planning period. ThHBMPCseta 20062031
target of 1050 new jobs fotthe Snoqualmie Table 7.4 indicates the total
employment capacity for the existing city and urban growth area
demonstrees that sufficient land iavailable to accommodate the 20%
minimum job target.According to local and Puget Sound Region

1 See Section 7.1. Methodology on the Distribution & Extent of Land Uses.

New Jobs Since 200

New Businesses in Snoqualmie sin

the issuance of the GMPC 2062631

jobs target include Spacelabs; Che
Bank; DirtFish; King County DPER
Snoqualmi
Square One Distribution

Motion Water
Library;
Technical Glass; and Zetec.

Sports;
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Council data,Snoqualmie has already addeetween650-750 jobs from new businessesince 2006 and will likely
exceed th&aMPCtarget by 2022

Table 74
2022 & 2032 PROJECTED EMPLOYMENT , BY PLANNING AREA
2012 20122021Est. | 2022203 Est. | 203 Est.

Existing Jobs | Additional Jobs | Additional Jobs | Total Jobs
Historic, MeadowbrookPA & Other 859 157 0 1,016
Snoqualmie Ridge | & PA 1,830 445 0 2,275
Snoqualmie Hills West PA 15 0 1,000 1,015
Snoqualmie Falls PA 257 300 0 557
Mill PA 45 84 743 872
Total 3,006 986 1,743 5,735

See Table .7 for all employment projectipassumptions

The full methodologyor city job and population projections is detailed in Section 7.1. Methodology on the Distribution

& Extent of Land Usesdncluding 75 assumptiorts logically shape projections throughout the City and by-sadtion.

This methodology mvidesdetails on sensitive area buffers, market assumptions, dwelling units assumed per acre and
acreage subtractions from known developnieamtiers and commitments

Among these assumptions are some main themes that help in urgiags@ity housing growth assumptions.

1 First and foremost is the Snoqualmie Ridge Il development agreement which, while approved in 2004, did not
begin selling homes until 2006; its trajectory of 1,850 to 2,150 homes by itself exceeds the GMPC 2006
housingtarget of 1,615 new housing units. At the time of the inventory from-2012, approximately 1,000
units remained to be occupied in the development. These unit commitments, infrastructure and financing to
support this development, were established vieekdper agreement.

1 Similarly, the housing capacity, infrastructure and financing to support 239 housing units attributed to the
Snoqualmie Falls Planning Area is established via the Salish Development Agreement (175 units; see
Methodology Assumption #43)nd the Kimball Creek development agreement (64 remaining from 125 units;
see Methodology Assumption #44). Additional units come from the planning area north of the City boundary,
in the UGA,; financing would be established with the developer upon an aiomegeiposal to the City.

1 The largest remaining housing contributors are the Snoqualmie Hills East & West Planning areas in the UGA.
Combined, these areas represent lower projected growth of 738 units. The Snoqualmie Tribe has purchased
severalparcels inSnoqualmie Hills East, with a probable intent to add them to tribal reservation lands. In
contrast, Snoqualmie Hills West is poedinantly larger lots with lovdensity improvementsand a high
probability forre/development; one exception are flacels irthis area with expensive homes, where private,
high-income landowners may be uninterested in selling to potential developers. As this area is not yet
developed, financing would be established with the developer upon a proposal for annexation to the City.

Removing the effect of Snogualmie Ridge, whose planned numbers have naturally reduced due to development, this

pl anés housing forecast i s #LaBdBUshetemeniimti@omprehersise Plamwer t han

There are three main drivers thetip in understanding City employment growth assumptions.

I Based on the uses almiver employment density of development in Snoqualmie Ridge | & Hate the total
projected employment capacity of these areas was reduced by 1,357 positions conprargdus years.

1 A portion of Snoqualmie Hills West was designated for an expansion of the business park, helping to recapture
some of thereducedjob projectionsin other areas. This helps maintain arcity jobs/housing balance (see
Economic Developmerifable 3.1), which reduces regional commuting eggionalinfrastructure pressures.

As stated above, financing would be established with the developer upon a proposal for annexation to the City.

1 Snoqualmie Falls employment projections were reduced by ©Skigns due to developer predictions for
remaining capacity, and hospitality industry estimates for the proposed hotel in Salish Development Agreement.

Including the effect of Snoqualmie Ridge, whose planned capacity has not provided as many jobstadl,pitedi
pl anés employment forecast is 1,547 empl bapdiseelemanni t s |

The capacity that Snoqualmie has evidenced for housing and employment growth is noted in the surplus projections of
the City of the2014 King County Buildable Lands Report, approved by King County GMPC, on July 23, 2014.

Snoqualmie 2032: Snoqualmie Comprehensive Plan. Updated 2014
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D. BALANCED, HEALTHY DEVELOPMENT PATTERN

For many years Snoqualmigigted as a compact small towocéted in a rural landscape of farms and foresfsarated
from other nearby communitiésy open space Older Snoqualmie neighborhoods wémealt when people had fewer
cars soits compact development pattern enabled residents to walk from their homes to their daily{oesstsvere
locatedcloseto jobs, storesandservices, and the traditional grid street pattern allowed pedestrians and mogagsts
access mogtity areas Today, in response to greater mobility and demandaffordable housing, mamsmall towns

have been filledwith placelesshousing,or & p r athai intreasingly cho&s roads with more cars. vao-oriented

developmenhas posednyriad issues air pollution,long commutes
that separate parenasd children,townsthat lack character, while
consumingfarmland, wildlife habitat and open spac€his pattern

of growth has upset the sociaind physical structure of our
communities.

In 2005,ESSB 5186 modifiethe GMAto requiret h at , i\
possible, the Land Use Element should consider utilizing ur
planning approaches that promote phylsicaa c t i vi t y . «
has long supported pedestrian orientation,bslew techniquesare
examples oflevelopment that encourages physical activity:

Mixing Residences and Work Sites
A mix of residences and work sitgsovidespeople the option to
live closer to workmakingwalking, biking and transit easier to use

Shops and Servicesthin Walking Distance

In the past, shopping and commercial sgagere concentrated in
large centers oriented ® freeway or major arteriatiesignedfor
carsratherthan pedestrias Locating shopping and serviceghin
walking distancg(up to ¥ a mile awaydf homes makes walking
andbicycling more attractivaeducingthe need foautomobiles

Housing, Jobs and Transit

Many residents of the upper Snoqualmie \lakemmute by car to
jobs in urbanmetropolitan King County. They do so because it
more convenient than using current transit serviémcouraging
new housing and jolts be devebped inproximalto eackother and
to transit stops, and working with MIRO to improve transit
service, can increase the likelihood of residecdsnmuting via
transit rather than their singteecupant vehicke

Appropriate Land Use Designations
Focusing growth in areas that have capacity to absorb additi
development, suchs areas wherihere is unconstrained, vacant

underutilized land, and infrastructure is in place or nearby, is &
Encouraging sensitively designed infill in

efficient use of land.

Local Centers

Regional and local growth centers are one
the key foci of theVision 2040 Regional
Growth Strategy articulated by the Pu
Sound Regional Council (PSRC). Mision
2040 Snoqualmie is characterized as a F
Standing Small City, serving as a hub
relaively higher density housing choices ¢
as job service centers for surrounding ri
areas. Local city centers also provide ser
and cultural amenitiepg 12; 2223).

As st at e dVvisionkR04B SRCO s

Centers are locations characterized
compact, pedestriaroriented develoment,
with a mix of different office, commerci
civic, entertainmen
Concentrating growth in centers allows cit
and other urban service providers
maximize the use of existing infrastructt
make more efficient and less costly inve
ments in new infrastructure, and minimize
envirormental impact of urban growth.

The Historic Downtown Snoqualmie & tr
Snoqualmie RidgeéNeighborhood Centeand
Business Park are two existing City cent
with the Mill Site as a planned Local Cent
Given the regional tourist attraction o
Snoqualmie Falls, and the existing and fu
hotels proposed in the Falls Planning Area,
Falls may be considered another local cent

these areas can promote pedestrian circulation, protect open span@sianize adverse environmental impacts.

RecentSnoqualmie Ridgeeighborhoods werplanned to provideompact, pedestrianriented developmentith high

density residential located close to retaficreationand employmenin the neighborhood centerDevelopment has
generally followed anodified grid pattern of narrower streets with separated sidewsdkestrian linkagezndsmalle
lots served by alleys with porches in the fronthile the business park represents a lagme commercial use not
present in the historic cityif also emphasizegedestrian circulation to provide neighborhood center acsapporing
residentability to live and work in close proximityWhile Snoqualmie expect® continue growing over the next 20
years, the Citwill continuing pursuingheighborhoodshat arecompact,havemixed uses andre pedestriaroriented.
By drawing on the best features of histoBonoqualmie, and thanovations ofplanners, architects, developers and
citizens, the City can improve its physieald social environment, encourage people to use cars less, andsgude

Snoqualmie 2032: Snoqualmie Comprehensive Plan. Updated 2014
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E. THE UGA & PLANNING AREAS

The Growth Management Act requires the establishment of an urban growth area (UGA) around efaaim gityich
landcan be annexed and providediwirban services. The urban growth area is to include sufficient land area to meet a
twentyyear projection for ppulation and employment growth, withoperties outside of thdGA to remain rural. The
current CityUGA is largelydetermined byhysical £atures:

1 Northern Boundary. The steep slopes of the Lake Alice Platfaim the northwest citpoundary along with

the area around Snoqualmie Falls and mining operations to northeast ablale Blanning Area.

Eastern Boundary. S n o q u aEasterrebéirglary if formed by the Snoqualmie River and forest.land

Southern Boundary. With the exception of the City owned property on Rattlesnake Ridge creating a
municipal island, the-90 corridorand Nort h Bend f ocboumdatyhe cityds sout her
1 Western Bounday. The steep slopes of the Lake Alice Plateau and Lake fdlioethe western city edge

il
f

The City and urban growth area is divided into seven planaiegs as depicted on Figure.Z Planning Areas
determined by parcels witkimilar characteristic®r geographic congruity Each planning area stdectionbelow
describests significantattributes andssues For planning areas located entirely or partially outside existing city limits,
consistency with the @nprehensivé’lanand its policies must beddressed prior to annexation, with the preparation

and adoption of an AAnnexat i epecifit poiciescandedevel@mantaeguir®edsa 6 t o

Annexation implementation plans can be initiated by the City directly or by propertgrewnoposing annexation.
These plansnust bereviewed and adopted pursuant to the RCW 35A.14.330 an@r@4hnexation planning process.
Development approvals required by other city ordinances require substantial but not literal complianc@exgton
implementation plan policies, allowing flexibility to respond to unanticipated circumstances.

|| LEGEND

‘ STREETS

ey umirs

[] ursAN GROWTH BOUNDARY
RIVER/LAKES

Miles

M‘

Data Sources:
City of Snoqualmie GIS
King County GIS

URBAN GROWTH AREA

July 2013

Figure 7.1 Snoqualmie City Boundgr& Urban Growth Area
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Figure 7.2 Planning Areas
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E.1 SNOQUALMIE HILLS EAST & WEST PLANNING AREA

Significant Features: The Wi | HditianméighborAooc
1. Moderatedensity residential development, especially in the northeastn Snoqualmie Hills East contains ma
2. Area serves as Coal Creek drainage basin. of the homesmoved from the olc
3. Moderate to steep slopes. Snoqualmie Falls Town site near tbie
4. Existing city services, primarily water supply, extended to largeWNeyerhaeuser MillFor information on
sections ofhearea. this neighborhood, see Commun
4. Transportation links largely toward existing city. Character Element Section E.11.
5. Historic resistance to annexatierpressed by residents.
7. Areas of poor soils, limiting the capacity to sustain numerous septic systems.
8. 0ld 1-90 scenic corridor in context with the Mountains to Sound Greenway.
Snoqualmie Hills East and West doeated outside of the current city mi t s, within the Cityods
While currently unincorporated, tbearea havealways identified with the City most households have a Snoqualmie
address and are served by Cityteva Developed portions of thidanning area includneWil | i amés Addi ti on,

Heights, Weathervane Heights, and Coal Creelghborhoodsall characterized by a mixture of older and newer
homes some small agricultural usesill exist in the Coal Creek area. This planning area is currentbgweredwith
septic systendrainagethat may havecontributedpollutantsto Kimball Creek which drainsmost of thearea. To the
east,the Snoqualmie Hills Planning Area is predominardlyided intosingle family residentialots, and is best suited

to largely remin asthis type of usén the future However, Snoqualmie Hills West tharacterized by larger parcels
held by fewer owners and with fewer physical constraints; desijtetd usego the west aréor an extension of the
business park, and famnovative mixeduse developmengasfurther described in Section H. Glossary of Proposed Land
Uses Future development throughout Snoqualmie Hills will need to incorporate transportation corridors through
Snoqualmie Hills between eastern and western portiongdgitly, to support both emergency preparedness and general
residential needs; for more information tis topic, please see ElemenTBnsportation, SectioB. It should also be
noted that approximately 19 acres in Snoqualmie Hills East and 22 acresgneSnie Hills West have been purchased
by Tribal entities in addition to thexisting56 acresof reservation land mostly occupied by the Snoqualmie Casino;
future land uses in these areas may be impactéuklojevelopment plans of these parcels.

E.2 SNOQUALMIE FALLS PLANNING AREA

Significant Features:

Snoqualmie Falls is a major scenic tourist attraction.
Majority of the planning area is within city limits.

Viewshed considerations from Snoqualmie Falls.

Aesthetic designs of SR 202 as aegaty to historic downtown.
Salish Lodge, located west of SR 202 at Snoqualmie Falls.
Location of proposed regional trail linkages.

Large tracts of undeveloped land.

NooukwhNpE

The predominant featuref this area is Snoqualmie Falls, along withe Salish Lode andP u g e t Sound Ener
generating plant and substatidris area also includes the Kimball Creek development, which has multifamily housing,

office and retail/services spack.majority of this planning area is now owned by the City of Snoquatiniegto the

Snoqualmie Preservation Initiativiecluding land north of the Snoqualmie Parkway and land betwee@02Rand the

Snoqualmie River.Remaning developable portions of thianning area include th®alish Development Agreement

properties northeastf SR202. Perhaps more than any other, this aesguirescareful planning to protect the scenic

character of Snoqualmie Fallsuch thamost of the property has been designated mixed use or planned restdential

provide the City the greatest opportiynfor discretionary reviewThere is additional property adjacent to the Salish
development agreement area, outside City limits but within the UGA, not currently covered by a developer agreement.

E.3 MILL PLANNING AREA

The primary land use in this aré@m 1917 t02003 wa the Weyerhaeuser Milthough die tothe constraints of its
partial floodplain location,continued heavy industnysesare notappropriate for the areaA large portion of this area
was annexed i2012 subject to a prannexation aggement
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Figure7.4 Rattlesnake Ridge, Snoqualmie Hills East & West, Planning Areas & Land Use Designations
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